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We recommend approval of this application for an IPD-T for the Hawaii City Plaza
Condominium Development Project, including the development of a 250-foot-high mixed use
tower with 164 multi-family dwelling units (33 units will be affordable), roof gardens,
community room, ground floor eating and drinking establishments, outdoor dining areas,
parking podium, 209 bicycle parking spaces, publicly-accessible ground-level
improvements, and various right-of-way improvements. The Project site is in the A-2
Medium-Density Apartment and BMX-3 Community Business Mixed Use Districts and is
within a quarter mile of the future transit station in the Ala Moana neighborhood. The
Department of Planning and Permitting (DPP) recommends approval of the conceptual
Project plan, subject to conditions relating to the provision of community benefits, including
on-site affordable housing, reduction in the number of parking spaces, provision of
architectural features on the parking podium, and approvals from other governmental
agencies.

Attached for your consideration are our report and draft resolution. Approximately 22
individuals attended the Public Hearing. Testimony was given by three individuals, including
one DPP staff member who lives in the neighborhood and testified as an individual during
her own personal non-work time. All three testifiers supported the project, but two of them
expressed concerns about traffic on and access to Cedar Street, garbage trucks that
currently turn around in the Cedar Street cul-de-sac, the relative usefulness of the
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community room, the design of the podium that faces residential neighbors, and
homelessness in the neighborhood.

Pursuant to Chapter 21, Revised Ordinances of Honolulu, the City Council must act
within 60 calendar days after receipt of our findings and recommendation; however, the City
Council may extend this period of time upon receipt of a request from the applicant for an
extension. The extension is not automatic and thus, if an extension of time is not requested
in a timely manner, the application may be filed due to the Council’s time deadline.

Should you have any questions, please contact me at 768-8000.

Very truly yours,

Arthur D. Challacombe
Acting Director

Attachments

cc: Mayor
Managing Director
Corporation Counsel
Public Hearings Reporter
Zhe Fang
FSC Architects (James G. Freeman)

APPROVED:

R~miya,Jr.~
Managing Director



DEPARTMENT OF PLANNING AND PERMITTING
OF THE CITY AND COUNTY OF HONOLULU

STATE OF HAWAII

IN THE MATTER OF THE APPLICATION
)

BY
)

ZHE FANG
FILE NO. 20161SDD-40

FORAN

INTERIM PLANNED DEVELOPMENT-
TRANSIT PERMIT

FINDINGS OF FACT, CONCLUSIONS OF LAW
AND RECOMMENDATION

I. GENERAL INFORMATION

A. Basic Information:

APPLICANT: Zhe Fang
LANDOWNER: Hawaii City Plaza LP
AGENT: FSC Architects (James C. Freeman)
LOCATION: 710 and 730 Sheridan Street and

733 Cedar Street — Kewalo, Honolulu (Exhibit A-i)
TAX MAP KEY: 2-3-14: 2, 4, and Ii
LOT AREA: 39,520 Square Feet
STATE LAND USE DISTRICT: Urban
EXISTING ZONING: BMX-3 Community Business Mixed Use District

A-2 Medium-Density Apartment Mixed Use District
(Exhibit A-2)

EXISTING USE: One- and two-story structures with mixed use
commercial uses including retail, personal services,
offices, and automobile rental and repair establishment.

SURROUNDING LAND USES: Retail, eating and drinking establishment, automobile
repair, warehouse, and multi-family dwelling units. The
future Ala Moana transit station will be located about a
quarter mile from the subject property.

B. Proposal: The Applicant seeks an Interim Planned Development-Transit (IPD-T) Permit
and Special District Permit (Major) to allow the development of a 250-foot-high mixed use
tower with 164 multi-family dwelling units, roof gardens, community room, three ground
floor commercial spaces for eating and drinking establishments, outdoor dining areas,
parking podium, publicly-accessible ground-level improvements, and various right-of-way
improvements in the BMX-3 Community Business Mixed Use and A-2 Medium-Density



Apartment Districts within a quarter mile of the future transit station in the Ala Moana
neighborhood.

The existing one- and two-story warehouse structures at the site will be demolished and
the Applicant proposes to develop a new 26-story mixed use tower to include the
following:

• In the basement (Levels Bi and B2), there will be two levels of parking for the
commercial uses for a total of 73 parking stalls. There will be two electrical and
mechanipal rooms on each basement level. See Exhibits B-2 and B-3.

• On the ground floor, the Applicant proposes:

o Three commercial spaces, approximately 7,528 square feet, for eating and
drinking establishments, and 1,895 square feet of outdoor dining space.

o A 390-square-foot community room on the side of the building facing Cedar
Street, which will accommodate approximately 20 people and will be available
to the public by request.

o The residential unit entrance and elevator, trash room, electrical and
mechanical room, three loading spaces, and a bikeshare station with 10
bicycle spaces facing Cedar Street.

o A publically-accessible two-way driveway to connect Sheridan Street to Cedar
Street. The private driveway will align with the existing curb cut across
Sheridan Street on Walmart/Sam’s Club property. The Applicant proposes to
allow vehicles, pedestrians, and bicyclists to have access through the
driveway between 6:00 a.m. to midnight, seven days a week. These access
points will lead to the three loading stalls and the ramp down to the basement
parking areas (Levels B1 and B2).

o Another driveway off of Sheridan Street to lead directly up to the ramp to the
residential and guest parking areas, port cochere, and residential lobby on
Level 2.

o A two-way driveway off of tedar Street to provide access to the 135 bicycle
parking spaces (113 residential for residential use and 22 for guest use) and
15 parking stalls for the commercial uses.

o Public open spaces to include benches, water features, improved sidewalks
widened from five feet to ten feet, and landscaping.

o The removal of existing trees along Sheridan Street and the installation of new
trees along that street frontage.

See Exhibits B-4, E-3, E-4, and F-2 through F-4.

• On Level 2, the Applicant proposes:

o 26 guest parking stalls, 26 residential parking stalls, and 22 residential bicycle
parking spaces.

o A security room and lobby, including elevators and a mail room, leading to the
port cochere.

See Exhibit B-5.
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• On Levels 3 through 5, the Applicant proposes:

o A total of 192 residential parking stalls that will include 84 standard-sized
parking stalls, 96 compact-sized parking stalls, 6 tandem compact-sized
parking stalls, and 6 handicap accessible parking stalls.

o A total of 42 residential bicycle parking spaces.

See Exhibit B-6.

• On Level 6, the Applicant proposes:

o A podium roof garden that will include a residential pool, shade trees, planters,
cabanas, seating, a wood deck, private decks, event lawn, tot lot playground,
barbeque grills, and minature putting green.

o A multi-purpose room, lounge with kitchen, gym, sauna, restrooms, theater,
meeting room, lobby, and manager’s office.

o Four dwelling units, including a 982-square400t two-bedroom unit for the
on-site manager, two 659-square400t one-bedroom units, and a 788-square-
foot two-bedroom unit.

See Exhibits B-6 and F-i.

• On Levels 7 through 26, the Applicant proposes a total of 160 units that will include:

o 60 one-bedroom units (659 square feet plus a balcony).
o 80 two-bedroom units (ranging from 788 to 982 square feet plus balconies).
o 20 three-bedroom units (1,528 square feet plus a balcony).

See Exhibits B-8 through B-i4.

• The tower roof (Level 26) will include a garden and terrace for use by the tower
residents. There will be photovoltaic panels placed near the garden.

See Exhibit B-is.

• The Applicant proposes to place sharrows along Sheridan Street. See Exhibit E-2.

The renderings and conceptual images of the structure are included as Exhibits B-2
through F-4.

C. IPD-T Requests: The Project seeks to modify the underlying zoning height limit, density
[floor area ratio (FAR)], street and yard setbacks, building area, and landscaping
requirements through this IPD-T Permit. The current height limit for the site is iSO feet.
The Applicant seeks to exceed this by 100 feet, for an overall height of 250 feet. The
height designated for the site in the Ala Moana Neighborhood Transit-Oriented
Development (TOD) Plan, Draft Final Plan (“TOD Plan”), dated June 2016, is 250 feet.
See Exhibits B-16 through B-2i.
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The current maximum density that could be achieved on the split-zoned site is an FAR of
3.11. Therefore, the combined maximum floor area permitted by the underlying zoning
districts is 123,183 square feet. The Applicant seeks an FAR of 5.0, or 197,597 square
feet, which is the proposed maximum in the TOD Plan. This is 74,414 square feet more
than the existing maximum permitted floor area.

The subject site has two street frontages: Cedar Street and Sheridan Street. A portion of
the building along Sheridan Street encroaches into the street setback (building height as
measured from the street centerline). The Applicant is seeking to encroach into the street
setback by 826,000 cubic feet. See Exhibit 8-16.

Ten foot side and rear yard setbacks are required in the A-2 Medium-Density Apartment
District. The Applicant proposes to encroach entirely into the side/rear yard along the
southern portion of the site that is in the A-2 Medium-Density Apartment District. See
Exhibit B-4.

The Project site, which is made up of three zoning lots, has a combined lot size of 39,520
square feet. The Land Use Ordinance (LUO) allows a maximum building area of 60
percent, or 3,534 square feet, for the 5,890-square-foot A-2 Medium-Density Apartment
District portion of the site. The Applicant proposes a building area of approximately 4,200
square feet, which is 666 square feet more than normally allowed by the LUO. See
Exhibits A-2 and B-7.

The LUO requires landscaping along the front yards (except for necessary walkways) on
lots zoned BMX-3. Landscaping within the front yard is not provided along Sheridan
Street. However, the Applicant proposes to place landscaping (planters) close to the
curb within the public right-of-way. See Exhibit B-4.

D. Proposed Community Benefits: To achieve the increase in density and height and
flexibility in development standards, the Applicant proposed to include community
benefits in the Project. Their proposed community benefits (which will be discussed and
analyzed later in the report) include:

1. Two options for affordable housing. The first option includes the provision of one-,
two-, and three-bedroom 33 units (20 percent of the total units) for sale, with 50
percent being provided at 100 percent area median income (AMI) and 50 percent
being provided at 120 percent AMI. The second option isto contribute $500,000 to a
fund for affordable housing.

2. A publicly-accessible driveway through the ground floor of the building that connects
Sheridan Street and Cedar Street, and aligns with the existing curb cut across
Sheridan Street onto Walmart/Sam’s Club property.

3. Sidewalks widened from five feet wide to ten feet wide along Sheridan Street.

4. Bicycle sharrows in both direction along Sheridan Street.

5. Ten bikeshare stalls and 76 bicycle parking stalls more than the TOD Plan
recommends.

4



6. Landscaping along Sheridan and Cedar Streets, new shade street trees along
Sheridan Street, benches, public open spaces, and additional hardscape, including
outdoor dining tables and seats.

• 7. Community room available to the public on a first-come, first-served reservation basis
and free of charge.

II. FINDINGS OF FACT

On the basis of the evidence presented, the Director has found:

A. Description of the Site/Surrounding Uses: The site consists of three parcels with a total
lot size of 39,520 square feet. The irregularly-shaped site is flat and is developed with
one- and two- story structures that were built more than 50 years ago. The current uses
on the site include an automobile rental and repair establishment, retail, office, and
personal services. See Exhibit B-i. The site is split zoned between the A-2 Medium-
Density Apartment and BMX-3 Community Business Mixed Use Districts. The site is also
in the State Land Use Urban District. Access to the site will be from existing driveways
off of Cedar Street and two new driveways off of Sheridan Street.

The site is bounded by Sheridan Street to the east, where there are retail uses (including
Wal-Mart and Sam’s Club), offices, restaurants, and bars to the south. The site is
adjacent to Cedar Street and multi-family dwelling units to the north, with additional multi
family dwelling.units to the west. The Sheridan Community Park and the Piikoi-Rycroft
Mini Park is less than half a mile northwest of the subject property. Within the immediate
vicinity of the Project site, the structures do not exceed three stories. There are several
tall buildings in the greater area, including the Moana Pacific condominium building,
which is approximately 422 feet.

Street parking is permitted on both sides of Sheridan Street. However, on Cedar Street,
no parking is permitted within the block of the Project site. The Project site has access to
Cedar Street via a driveway in the cul-de-sac, and currently has access to Sheridan
Street from three other existing driveways. Also, there are existing street trees along
Sheridan Street.

B. Environmental Site History: The site has previously been used as an automobile repair
shop, a dry cleaning facility, and a welding facility. Two storage tanks to hold solvents
and diesel were closed and removed from the ground in 1991 and a 500-gallon tank,
which held unidentified material remains on the site. A possible forth tank remains on
site. It is unclear at this time if both or one tank was closed and removed. In 1991, the
soil was sampled and diesel contamination was identified. The contaminated soil was
wrapped in plastic and replaced in the excavation pit. In 2005, degraded products of the
dry cleaning solvent was detected at a concentration greater than the Department of
Health Tier 1 Environmental Action Levels. Between 2008 and 2009, concentration of the
dry cleaning solvent were reduced but not removed.

C. Other Permits/Approvals Required: Permits required by the City and County of Honolulu
include: Major Special District, Surface Encroachment Variance, Sewer Connection,
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Park Dedication, Construction Plan Approval, Demolition, Trenching and Drain
Connection Permits, Grading, Building, and Street Usage Permits. The Project will also
require subdivision approval to designate easements for public utilities, access, and/or
sidewalks. Approvals required by the State include an archaeological inventory survey
plan, National Pollutant Discharge Elimination System Permit, Construction Noise Permit,
and Clean Air Permit.

D. Environmental Review, Chapter 343, Hawaii Revised Statutes (HRS): The Project is not
subject to an assessment under Chapter 343, HRS, the State Environmental Impact Law.
The Project is also not within the Special Management Area.

2. Flood District: According to the Flood Insurance Rate Maps, Panel No. 0362G. dated
January 19, 2011, the site is in Zone X with a base flood elevation of five feet (see Exhibit
A-3). Zone X is outside of the 0.2 percent annual chance (or 500-year) flood.
Compliance with the flood hazard ordinance is required prior to the issuance of building
permits.

F. Public Agency and Community Comments:

1. Notifications and request for comments: The Department of Planning and
Permitting (DPP) requested comments from the City and County of Honolulu
Board of Water Supply (BWS), Department of Environmental Services (ENV),
Department of Facilities Maintenance (DFM), Honolulu Fire Department (HFD),
Honolulu Police Department (HPD), Department of Design and Construction
(DDC), Department of Parks and Recreation (DPR), Department of Transportation
Services (DTS), and Honolulu Authority for Rapid Transit (HART). Comments
were received from the DTS, HPD, HFD, BWS, DPR, and HART.

Comments were also requested from the State of Hawaii Department of Land and
Natural Resources — Historic Preservation Division (DLNR-SHPD), Department of
Education (DOE), Department of Health (DOH), Office of Hawaiian Affairs (OHA),
Office of Planning (OP) and Department of Transportation (DOT). Comments
were received from the OP, OHA, and DOE.

Note: Major agency comments are contained in the analysis section.

Pursuant to LUO Section 21-2.110-2, the Applicant is required to provide
notification to adjoining owners of the site Project about the presentation to the
Neighborhood Board (NB). The Applicant submitted an affidavit confirming that
the notification requirement was met.

Upon acceptance of the application for processing, informational notices were
sent to landowners within 300 feet of the subject property, which included
associations of apartment owners and businesses, elected officials from the area,
community organizations, and the news media. Copies of the application
materials were also provided to the Ala Moana/Kakaako NB No. 11, the
MoilNli/McCully Public Library, the Hawaii State Public Library, and the Ala Moana
Satellite City Hall.
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2. Ala Moana/Kakaako NB No. 11: On May 24, 2016, the Applicant and Agent made
a presentation to the NB for the Project. Board members expressed interest and
concerns regarding the existing fuel tanks, traffic, access, and pet-friendliness of
the units. The Board took no position on the proposal.

3. Written Testimony: On August 4 and September 1, 2016, the DPP received
letters from the public expressing concerns about the Project related to traffic and
access, and requested that an archeological inventory survey be completed.

4. Public Hearing Testimony: A Public Hearing was held on September 1, 2016, at
the Mission Memorial Auditorium at 10:30 a.m. Approximately 22 individuals
attended the Public Hearing. This included about 6 representatives of the
Applicant, 9 members of the DPP staff, and 7 members of the public or
representatives of other agencies.

After a brief project overview by the DPP staff person, the Agent provided
additional information about the Project. Oral testimony was received from three
members of the public, including one DPP staff member who testified as an
individual during her own personal non-work time. The testifiers supported the
proposal, but expressed concerns about traffic on and access to Cedar Street,
garbage trucks that must currently turn around in the Cedar Street cul-de-sac, the
relative usefulness of the community room, the design of the portion of the podium
that will face residential neighbors, and homelessness in the neighborhood.

During the Public Hearing, the DPP asked the Applicant whether they have a
completed Construction Management Plan (CMP), Traffic Management Plan
(TMP), and a Traffic Impact Analysis Report (TIAR). The Applicant stated that an
outline of a TMP was provided with the application and that if additional
information and plans are required, they will supply the necessary information to
the DPP.

The hearings officer also asked whether the ENV was consulted to comment on
the use of the private driveway for City vehicles, regarding garbage trucks. Also,
the Applicant was asked whether an easement will be created for the driveway
such that the public may access the driveway at all hours of the day. The
Applicant stated that the ENV had not been contacted and that they would
consider either an easement or restrictive covenant for the driveway, if
necessary.

Ill. ANALYSIS

The proposed development was reviewed in accordance with LUO Section 21-9.100-5, relating
to the TOD and IPD-T Permit Projects.

A. Eligibility: The zoning lots that comprise the Project site meet the eligibility standards and
qualify for an IPD-T Permit because the site is:

• Within one-half mile of the proposed transit station,
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• Greater than 20,000 square feet,
• Under single ownership,
• Entirely within the State Land Use Urban District, and
• In the BMX-3 Community Business Mixed Use and A-2 Medium-Density Apartment

Districts.

The site is also shown on maps and figures in the TOD Plan as being within the future
TOD Special District for the area.

B. Use Regulations: The proposed uses for the site, including multi-family dwelling units,
and eating and drinking establishments, are permitted in the BMX-3 Community Business
Mixed Use and A-2 Medium-Density Apartment District. The proposed commercial
activities are entirely in the BMX-3-zoned portion of the lot and the structures and uses
proposed in the A-2-zoned portion are all related to the proposed multi-family dwelling
use. To encourage active use of the ground floor, the Applicant will provide ground floor
commercial uses, outdoor dining areas, public vehicular and pedestrian access through a
private driveway, and benches and shade trees.

C. Technical Analysis: Under the IPD-T Permit option, flexibility may be provided for
density, building area, height, transitional height setbacks, yards, open space, and
landscaping, if it can be demonstrated that the modification or reduction accomplishes a
Project design consistent with the goals and objectives of TOD and the requests are
commensurate with the contributions provided in the Project plan. The Applicant is
seeking flexibility to exceed the allowable density, building height limit, street centerline
height setback, yards, building area, and landscaping. Community benefits
commensurate to these requests are required before receiving City Council approval of
the conceptual plan. When the site development standards are subjected to
modifications or reductions, they are to be for the purpose of accomplishing a project
design consistent with the goals and objectives of TOD.

1. Density: The Applicant seeks an FAR of 5.0 or 197,600 square feet. This constitutes
a density bonus equal to about 74,414 square feet. The TOD Plan specifies a
maximum FAR of 5.0 for this site, which is consistent with the Applicant’s proposal.

Based on density allowances for split-zoned lots, the maximum allowable floor
area that would be allowed on the site—by right is 123,823 square feet or an FAR
of 3.11. (This is derived from the formula found in LUO Section 21-4.50(c) and
the maximum FAR of 3.5 in the BMX-3 District and 0.93 in the A-2 District.)

2. Height: The existing height limit for the site is 150 feet. The IPD-T provisions
allow a maximum height limit of 250 feet, as specified in the TOD Plan. The
Applicant is requesting to exceed the height limit by 100 feet for a maximum
height of 250 feet. This would result in 11 additional floors that would allow for 88
dwelling units (33 one-bedroom, 44 two-bedroom, and 11 three-bedroom units).
See Exhibits B-18 and B-21.

In accordance with LUC Section 21-4.60(c)(1) and (8), necessary rooftop
mechanical appurtenances, utilitarian and architectural features, and energy
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saving devices may exceed the height limit regulations by up to 18 feet. The
current plan for the rooftop deck has several elements that exceed 250 feet and
do not comply with these requirements. Currently, photovoltaic (PV) panels,
elevator lifts, other mechanical equipment, and an extensive trellis exceed the
height. If the request to increase the height limit to 250 feet is granted, the PV
panels will be limited to a height limit of 255 feet, and the elevator lifts and other
mechanical equipment will be limited to 268 feet. The Applicant will have to revise
the plans to show that the portions of the development that exceed 250 feet
comply with the LUO. This should be required as a condition of approval.

3. Height Setbacks: The IPD-T Permit allows street centerline height setbacks to be
modified from the standard LUD requirements where adjacent uses and street
character will not be adversely affected. Because the BMX-3-zoned portion of the
subject site has street frontage along Sheridan Street, the street centerline height
setback is severely restrictive and prevents the building from achieving a
reasonable building volume below the 106-foot height limit. The Applicant
requests to encroach into the height setback by approximately 826,000 cubic feet.
See Exhibit B-16 and B-17.

The Applicant’s request to modify the street centerline height setback is
acceptable to the DPP because strict adherence to the height setback would not
allow the structure to reach the height specified in the plan. Furthermore, the
height setback would push the building massing away from Sheridan Street,
which is in conflict with the goals and objectives of the TOD Plan. Therefore,
modifying the street centerline height setback is appropriate for the site.

4. Yards: The Applicant seeks to encroach 10 feet into the required side/rear yard
setback on the portion of the site zoned A-2 Medium-Density Apartment. The
request would result in a I 200-square-foot encroachment in a portion of the site
adjacent to another site in the BMX-3 Community Business Mixed Use District.
The TOD Plan proposed zoning for this portion of the site is BMX-3 Community
Business Mixed Use District. Under that zoning district in the TOD Plan, no side
yard setback and a 10-foot rear yard setback would be required in that location.
The Applicant is maintaining a 10-foot yard where the site borders existing A-2
zoned properties. Therefore, this request is consistent with the TOD Plan.

Except for driveways and walkways, five-foot front yards are provided along all
streets. Front yards are provided with landscaping except along Sheridan Street.
The Applicant proposes to place the landscaping close to the curb within the
public right-of-way. There will be planters for the shade street trees and
landscaping with spaces between the landscape strips for paved connection to
the road. This proposed relocation is appropriate for a TOD project because it
encourages pedestrians to walk closer to the building, it creates a safe buffer
between the sidewalk and street, and creates a larger area for the large number
of pedestrians anticipated at and around the site.
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A surface encroachment variance will be required to permit the proposed
nonstandard improvements within the City right-of-way (planters, landscaping). A
sidewalk variance will be required to permit the nonstandard sidewalk finish
(payers).

5. Building Area: The maximum LUO building area for the 5,890-square-foot portion
of the site zoned A-2 Medium-Density Apartment District is 3,534 square feet.
Based on the Applicant’s plans, the proposed building area in this portion of the
site is approximately 4,200 square feet or 666 square feet over the maximum
permitted building area.

6. Open Space and Landscaping: Based on the configuration of the site, a large
gathering space or plaza will not be provided, but the open-air areas at the ground
floor will provide places for the community and residents to gather. According to
LUO Section 21-9.i00-5(d)(5)(A), open space in TOD areas should be designed
with a preference for publicly accessible, highly usable parks and gathering
spaces rather than buffering or unusable landscaped areas. The Applicant’s plan
involves outdoor open and arcade space primarily along the Sheridan Street
frontage, so it is very linear and follows along the building face, with portions
being designated for outdoor dining. The open spaces along the Cedar Street
frontage will be landscaped, but are not designed as gathering spaces for large
groups.

The proposed garden on the podium roof of the sixth floor provides open-air
recreation and private gathering spaces for the residents. See Exhibits B-7 and
F-i. This area will likely qualify for the park dedication requirements. The Project
will be subject to the park dedication requirements and will be reviewed by the
DPP Subdivision Branch at the appropriate time.

Sheridan Street is identified as a “green street” in the Neighborhood TOD Plan,
and street improvements, including street trees, landscaping, and permeable
pavings, are encouraged. The Applicant proposes to place street trees along
Sheridan Street. See Exhibit F-i. However, the proposed Queen Palm tree is not
an acceptable street tree because it does not provide adequate shade.
Therefore, as a condition of approval, the landscape plans should be revised to
show an appropriate shade tree in those locations.
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7. Parking and Loading: The off-street parking requirements and provision are
summarized in the following table:

#of Units!

Use LUO Paiking Floor Area Required
Standards (square Parking No. offeet [sq. Stalls Loading

ft.J) (LUO) Stalls
Multifamily dwelling units
by bedroom (bdrm):

One-bdrm (600- 800 sq. ft.) 1.5 stalls per unit 62 93
Two-bdrm (600- 800 sq. ft.) 1.5 stalls per unit 21 31.5 2
Two-bdrm (>800 sq. ft.) 2 stalls per unit 61 122
Three-bdrm (>800 sq. ft.) 2 stalls per unit 20 40 ______

Guest Parking I stall per 164 16.4 -

Eating and Drinking i stall per 7528 18 82
Establishments 400 sq. ft. ____________ ___________ 1

Outdoor Dining 1895 4.74

Total LUO Parking Requirement 326.46 3
Total TOO Plan Parking Requirement 163 -

(reduced at least 50 percent) (163.23)
Total Parking!Loading Stalls Provided 329 3

Under the provisions of the LUO, the Project would require 326 off-street parking
stalls and 3 loading stalls. The Applicant is proposing to provide 329 off-street
parking stalls and 3 loading stalls. The plans show the parking stalls located on
basement Levels Si and B2 and Levels 1 through 5 of the tower. Retail parking
is proposed on the two basement levels and the ground floor, while resident and
guest parking will be on Levels 2 through 5.

The TOD Plan recommends reducing the LUO parking requirement by half.
Based on the TOD Plan, the recommended off-street parking requirement is 163
parking stalls. The Applicant’s provision of a greater number of parking stalls
does not meet the goals and objectives of the TOD Plan. Specifically, the
proposed parking does not encourage the use of alternate modes of
transportation, and may have a detrimental impact on the surrounding roads,
which the Applicant has not proposed to widen or increase capacity. The DPP is
not supportive of measures that increase capacity for vehicles because they are
counter to the goals and objectives of TOD.

The DPP supports development that will encourage mass transit ridership, relieve
traffic congestion, and improve pedestrian access. If the Applicant provides the
greater level of parking, it will not meet these goals as more vehicles will be
brought into the neighborhood, causing more wear and tear to the roads and more
vehicular congestion. The DPP encourages policies that will reduce the number
of automobiles per household in the areas immediately surrounding the rail
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station. Furthermore, although completion of the rail is still some years away, the
Ala Moana neighborhood is already highly serviced by public transportation.

To justify the greater heights and density, while also protecting the existing traffic-
related infrastructure, a reduction in the number of parking stalls should be a
condition of approval. The DPP recommends that no more than 251 off-street
parking stalls be provided on site. [That is, 1.25 parking spaces for every
residential unit (205), plus guest parking (16), plus the number of required parking
in the LUO for the eating and drinking establishments (19), outdoor dining (5), and
Americans with Disabilities Act (ADA) stalls (6).]

Unbundling the parking from the sale of condominium units should also be
considered. This would allow buyers that do not wish to purchase a parking
space to purchase the dwelling unit alone, while additional parking spaces may be
purchased by those buyers that desire more. This also supports affordability of
the units.

Pursuant to LUO Section 21-9.100-5(d)(7)(B), service areas and loading spaces
shall be located at the side or rear of the site unless the size and configuration of
the site renders this infeasible. The loading stalls identified on the plans are
accessible from the private driveway on the ground floor, screened from view, and
will be accessible from Cedar and Sheridan Streets. However, all loading and
parking areas should be designed such that vehicles enter and exit in a forward-
facing manner. Based on the plans, this may not be possible for the loading
spaces. Therefore, the Applicant should revise the parking plan to meet this
requirement.

8. Bicycle Parking: The bicycle parking requirements and provision are summarized
in the following table:

Use TdD Plan éicyde ~FIoor Area RequiwdParking Standards q ~ Spaces
~ sq. .~ (TOD)

Multifamily dwellings (164 units) I per 1,600 sq. ft. 190,069 sq. ft. 118.79

Eating and Drinking 1 stall per 2,400 sq. ft. 7,528 3.13

Outdoor Dining 1 stall per 2,400 sq. ft. 1,895 .79

Total TOD Bicycle Space Requirement (12271)

Total Bicycle Spaces Provided (including 10 bikeshare spaces) 209

The Neighborhood TOD Plan requires a total of 123 bicydle parking spaces for the
proposed uses on the site; 209 bicycle parking spaces will be provided, which
meets this requirement The Applicant proposes to place 145 bicycle parking
spaces on the ground level, 22 bicycle parking spaces on Level 2, and 42 bicycle
parking spaces on Levels 3 through 5. These spaces will be for residents and
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guest use and will meet the provisions of long-term bicycle parking as stated in
LUO Section 21-9.100-5(d)(8)(B) because the bicycle parking spaces will be
enclosed, secured, and covered.

However, the location of some of the short-term bicycle parking spaces do not
meet the TOD Plan recommendations. Short-term bicycle parking spaces should
be located near the building entrances and commercial uses. Ideally, the short-
term bicycle parking stalls should be within 100 feet from the commercial
entrances. Therefore, some of the 145 bicycle parking spaces should be
relocated near the entrances of the restaurants and community room for use as
short-term spaces.

The plans for Levels 2 through 5 identify approximately six spaces on each level
that may not be easily accessible and visible from the residential elevators.
Section 21-9.100-5(d)(8)(D) requires bicycle parking spaces to have at least five
feet of clearance between the bicycle and vehicle parking spaces. Each bicycle
must be easily reached and movable without moving another bicycle. Therefore,
as a condition of approval, the Applicant should be required to provide a detailed
bicycle parking plan that relocates these bicycle parking spaces elsewhere on the
site and designates a direct, marked walking route between the residential
elevators and the residential bike parking.

The Applicant also proposes to install a bikeshare station on the site to be
included in the Bikeshare Hawaii’s bicycle network. The proposed bikeshare
station with 10 stalls is placed on the exterior of the building on the ground floor
along the side/rear yard, near Cedar Street. This location is unacceptable as it is
not clearly visible to the public and may not be accessible. The Applicant should
be required to coordinate with Bikeshare Hawaii to design and locate the
bikeshare station in an area along Sheridan Street that it is easily accessible,
safe, does not impede pedestrians, and can utilize solar energy. Once the design
is completed, the Applicant should be required to construct the sidewalks and
hardscape, install the bikeshare station, and cover cost of equipment and
maintenance. This should be required as a condition of approval.

9. Signage: Exhibit B-4 identifies a new ground sign facing Sheridan Street; no
other signs were identified on the site. The Applicant had not submitted a signage
plan at the time of this application. The business signage, directories, and
identification signs may all be designed and proposed at a later date. All signage
must comply with the LUO sign regulations enumerated in Article 7. If the
Applicant chooses to seek greater allowances than the code normally allows, this
may be achieved by the approval of a Zoning Adjustment for a Sign Master Plan.

LUO Section 21-9.100-5(c)(9)(B) requires TOD-related wayfinding signage to be
included in the plan. The Applicant should be required to develop effective way
finding signage to guide users of the site to the rail station, bus stops, taxi stands,
bicycle racks, regional attractions, public parks, on-site public gathering spaces,
and significant cultural sites in the area. A revised plan showing signage,
including wayfinding signage, should be submitted to the DPP prior to the
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issuance of building permits. In addition, similar attention should be given to
Cedar Street in regards to the streetscape design, including wayfinding signage.

D. Other Development Considerations:

Traffic and Maneuverability: The Project site has primary access on Sheridan
Street and secondary access on Cedar Street. Based on the initial TIAR, dated
February 9, 2016, the Project is not anticipated to have significant traffic impacts
at major intersections near the site. The Applicant proposes to implement several
traffic-calming and pedestrian safety measures, including:

‘. A new private driveway, accessible to the public and utility vehicles, to connect
Sheridan Street and Cedar Street;

• New pedestrian and bicycle paths throughout the site and along the private
driveway;

• Mixed vehicular and pedestrian payers along the entire length of the new
private driveway;

• A 24-inch median with accent features along a portion of the private driveway;
• The alignment of the private driveway on site to the existing private driveway

across Sheridan Street;
• Wider sidewalks that expand into the property along Sheridan Street;
• The addition of sharrows in both directions along the entire length of Sheridan

Street, from King Street to Kapiolani Boulevard; and
• The construction of a new bikeshare station.

The DTS and the DPP’s Traffic Review Branch (TRB) and Civil Engineering
Branch (CEB) submitted substantive comments related to traffic and pedestrians
at the Project site that are summarized below.

a. Transportation Planning: The Applicant should be required to create a
time line with anticipated dates for obtaining major building permits for
demolition and construction work, including the date of occupancy. This
will also identify when a CMP, TMP, and updates to or validation of the
findings of the TIAR should be submitted for review and approval. Further,
the TIAR, dated February 5, 2016, was based on allowing only
pedestrians, bicyclists, restaurant patrons, residents, and resident guests
to utilize the private driveway. Therefore, updates to the TIAR must reflect
the changes to the Project. -

The CMP should:

• Identify the type, frequency, and routing of heavy trucks and
construction related vehicles, and provide remedial measures, as
necessary. Every effort must be made to minimize impacts from these
vehicles and related construction activities;

• Identify and limit vehicular activity related to construction outside the
peak periods of traffic, utilizing alternate routes for heavy trucks,
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provisions for on-site or off-site staging areas for construction workers
and vehicles;

• Identify various mitigation measures related to traffic and construction-
related impacts to the neighborhood;

• Include preliminary or conceptual traffic control plans; and
• Include the condition of roadways prior to the start of construction

activities so that the existing roadway can be restored to its original or
improved condition upon completion.

The TMP should:

• Include Traffic Demand Management (TDM) strategies to minimize the
amount of vehicular trips for daily activities by residents and
employees;

• Include a Bicycle Circulation Plan; and
• Include a Pedestrian Circulation Plan to provide accessibility and

connectivity to the surrounding public sidewalks. A determination of
the effective sidewalk widths, taking into account Complete Streets
initiatives, should be provided.

All access driveways to the Project site should be designed with the
highest pedestrian and bicycle safety measures. Vehicular access points
must be constructed as standard City dropped driveways. Any
construction-related work that may require the temporary closure of any
traffic lane on a City street will require a Street Usage Permit from the
DTS. Also, the Applicant should coordinate construction schedules with
other nearby properties that have planned developments to ensure
minimal impact on City streets.

A post TIAR will be required approximately one year after the issuance of
the Certificate of Occupancy to validate the traffic projections, distribution
and assignment contained in the initial TIAR. If additional traffic mitigation
measures or modifications are necessary to support related traffic impacts
directly attributable to this development, the Applicant should be required
to implement these measures.

The Applicant proposes to widen the sidewalk into the property for a total
sidewalk width of 10 feet along Sheridan Street. Also, the Applicant
proposes to install painted sharrows on Sheridan Street. The sharrows
should be provided on Sheridan Street in both directions, from King Street
to Kapiolani Boulevard.

b. Driveway Design: Cedar Street is narrow at approximately 16 feet wide.
During the Public Hearing, issues about access and maneuverability by
larger vehicles and garbage trucks at the Cedar Street cul-de-sac were
identified. As a solution to this issue, the Applicant proposes to allow
pedestrians, bicyclists, and public vehicles, including utility and garbage
trucks, to access the private driveway between the hours of 6:00 a.m. to
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midnight, daily. Utility vehicles that currently use Cedar Street will benefit
from this driveway. Also, this will mitigate the issues regarding access for
garbage trucks and large vehicles that may otherwise have to reverse out
of Cedar Street or use a private driveway to turn around. However,
restricting the use of the driveway to certain hours of the day would
disallow some from utilizing the driveway and may adversely impact
safety. Issues about access and maneuverability would continue to occur.
The Applicant should allow the use of the driveway without a time
restriction. Similarly, maintenance of accessibility through the site should
be preserved through a restrictive covenant or similar mechanism. The
covenant should ensure that the Applicant will maintain a safe and well-lit
public pathway for use by pedestrians, bicyclists, and all types of vehicles,
along the driveway for the life of the structure during all hours of the day.
This should be a condition of approval.

The CEB recommends that the new driveway apron on Sheridan Street,
close to Rycroft Street, locate at least two feet (measured from the edge of
the flare) away from the catch basin. All improvement in the City right-of-
way must be constructed to City standards. Also, the Project must comply
with the prevailing storm water quality standards at the time the
construction/grading plans are submitted for review and approval.

The TRB states that adequate vehicular sightdistance should be
maintained at all driveways for pedestrian and other vehicles. A safe and
well-lit path for pedestrians, bicyclists, and drivers must be provided ‘along
the proposed driveway. This should be required as a condition of
approval. Furthermore, driveway grades should not exceed 5 percent
slopes for a minimum distance of 25 feet from the back of the designated
pedestrian walkway.

2. Environmental Conditions: A Phase I Environmental Site Assessment (ESA) was
performed on the site in accordance with the American Society of the International
Association of Testing and Materials (ASTM) Standard Practice E1527-13. Based
on information from the Applicant, the United States Environmental Protection
Agency (EPA) determined that the ASTM 21527-13 standard is consistent with
the requirements for conducting an All Appropriate Inquiry (AAI) and may be used
to comply with the AM regulations.

In the event of excavation, discharge of groundwater, and/or change in land use
to residential, special handling of the contaminated soils is required. The Project
proposal involves two levels of basement, which will require removal and disposal
of the impacted soil and dewatering of the impacted groundwater on the site.
Dewatering, soil removal and disposal must be conducted in accordance with
DOH guidelines. This should be required as a condition of approval.

3. Archeological Conditions: The OHA commented that various unmarked burial
sites have been discovered in the surrounding properties, including the
Walmart/Sam’s Club site across the street. The application did not include an
Archeological Inventory Study (AIS). Since the Project will involve excavation of
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the site, an AIS will be required prior to any excavation work to the site.
Information about subsurface disturbance associated with the demolition be
incorporated into the AIS. This will be a condition of approval.

4. Infrastructure:

a. Water: The BWS commented that the existing water system is adequate
to accommodate the proposed residential condominium development
Project, based on data at the time the letter was written (August 22, 2016).
The final decision on the availability of water will be confirmed when the
building permit application is submitted for approval. When water is made
available, the Applicant will be required to pay a Water Systems Facilities
Charge for resource development, transmission, and daily storage. The
BWS and OP recommended that water conservation measures, including
low flow plumbing fixtures, utilization of nonpotable water for irrigation,
cooling tower conductivity meters and water softening recycling systems,
xeriscape landscaping, be implemented at the Project site.

The HFD commented that a water supply approved by the City, capable of
supplying the required fire flow or fire protection must be provided to all
premises upon which facilities or buildings are constructed. When any
portion of the building is more than 150 feet from a water supply on a fire
apparatus access road, on-site fire hydrants and mains capable of
supplying the required fire flow must be provided when required by the
authority having jurisdiction. This will be verified during the development
and building permit phases when the civil drawings are routed to the HFD
for review and approval.

b. Wastewater: Sewer Connection Application No. 201 6/SCA-0056 for the
site was approved by the WWB on April 1, 2016. There is a municipal
sewer line that crosses the Project site. The DPP’s WWB recommends
rerouting the sewer line around the proposed structures rather than
building over the existing sewer lines. If, however, the existing sewer line
is retained, the Applicant will have to provide a minimum 17-foot
unobstructed area above the existing sewer line/easement. Approval to
build over the municipal sewer line will need to be obtained from the ENV.
This will be determined during the development permit stage.

c. Drainage: Currently, storm water runpff surface flows along concrete
gutters to existing catch basins located at the corner of Cedar and Rycroft
Streets. The proposed increase in landscaping is significant and will help
reduce storm water runoff from the development. While the drainage
system will be dealt with at the time of building permits, the Applicant
should be required to create an on-site system that can accommodate all
of the Project site run-off, and preferably have excess space to collect
additional drainage from the neighboring properties. The project will have
to comply with the prevailing storm water quality standards at the time the
construction/grading plans are submitted to the DPP’s CEB for review.
Compliance with all applicable drainage and storm water runoff
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requirements from other government agencies will be confirmed during the
review of related development permits and/or approvals.

d. Utility and Other Public Services: The Applicant is encouraged to
incorporate an on-site recycling program for bottles, cans, cardboard,
paper, cooking oils, and kitchen waste. The waste generated by the
demolition on the site should be recycled to the maximum extent feasible.

e. Fire: The HFD reviewed the proposal and recommended that fire
department access roads and water supply must be provided as a
condition of approval. Therefore, civil drawings must be submitted to the
HFD for review and approval during the building permit review.

f. Security and Safety: The HPD recommended that the Applicant provide
security controls at the Project site. Theft, especially of bicycles, continue
to be a problem in the Ala Moana Neighborhood. Therefore, providing
security and/or surveillance cameras that can produce an identifiable facial
image is a condition of approval.

g. Schools: The public schools that serve the Project site are Kaahumanu
Elementary School, Washington Middle School, and McKinley High
School. The Applicant estimates that the Project will house 343 residents,
which may add a total of 20 students (10 in elementary school, 5 in middle
school, and 5 in high school). The DOE commented that the Project will
have an impact on public school facilities in the area. The DOE is
currently seeking approval to implement a school impact fee district for the
area. Should this project fall within the implemented district, the Applicant
will be subject to a calculated fee.

5. Building Transparency and Blank Wall Limits: The Applicant submitted renderings
of the proposed tower showing solid blank white walls along the side of the
building facing the side/rear yards and Cedar Street. These walls along Levels 1
through Swill be of concrete material. The design of the podium walls is not in
compliance with the TOD Plan. Blank walls are not visually interesting or
desirable, and do not contribute to a comfortable pedestrian environment. In
addition, testifiers during the Public Hearing noted the negative visual impact of
the proposed large blank walls that will face the residential areas, and suggested
that the visual impact of the wall be mitigated. Therefore, the Applicant should
redesign the exterior walls that face the side and rear yards and Cedar Street to
provide architectural relief and detail. This will be required as a condition of
approval.

6. Mauka-Makai Orientation: The tower is oriented slightly in mauka-makai direction
at an angle parallel with Sheridan Street. Given the constraints of the
configuration of the lot and the adjoining zoning district, the Project is in relative
compliance with the TOD Plan. A 100-foot distance between tall buildings should
be maintained. In this particular instance, no tall buildings exist adjacent to the
site. The tower, above the podium, is setback 15 feet from the right-of-way along
the southern and southeastern property boundary lines facing Sheridan Street,
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approximately 30 feet along the northern interior property boundary line, and
greater than 50 feet along the western interior property boundary lines.

7. Public Views: The Applicant did not provide an analysis on the Project’s impact
on public views. The proposed tower will not create considerable impacts on any
significant public views because the proposed tower will be located in a developed
area where other towers (some greater than 250 feet) exist. Also, the site is not
located near any significant views that were identified in the City’s 1987 Coastal
View Study and is not located along the shoreline.

8. Shadow Study: The Applicant provided a shadow study, dated January 29, 2016,
which included a supplemental study, dated April25, 2016. The study shows that
the tower is not expected to create an incremental difference in shadows for the
surrounding neighborhood. The tower will not cast shadows on the Sheridan
Community Park and the PHkoi-Rycroft Mini Park. Therefore, the additional height
is unlikely to have significant adverse impacts on the surrounding area by creating
new shadows.

9. Wind Study: A wind study, dated December 9, 2015, was provided with the IPD-T
Permit application. Based on the study, the orientation of the tower is a positive
feature for wind control on Level 6 of the building. However, accelerating
prevailing winds are anticipated around the building corners. Higher than desired
and potentially uncomfortable wind activity is expected on some parts of the
sidewalks on Sheridan Street. Wind speeds may be slightly higher than desirable
for seated patrons and those standing at the commercial space entrances under
the podium. Accordingly, the Applicant proposes a considerable amount of
landscaping around the site. Placement of these landscaping features would
greatly improve the conditions predicted. The Applicant stated that a wind tunnel
test will be conducted at a later date to qualify the wind conditions and evaluate
the effectiveness of the wind mitigation strategies. The Applicant should conduct
and implement the recommendations of the wind study. This will be required as a
condition of approval.

E. Standards for Review. The highest degree of flexibility may be authorized by this permit
for those projects which demonstrate:

The ability to positively contribute to the economic enhancement of the
affected area, particularly with regard to providing a broad mix of uses and
diverse employment opportunities. The Project will provide a mix of residential
and commercial uses, which will create jobs. It is anticipated that the Project will
provide a range of employment opportunities. During the construction phase of
the development, employment opportunities will be available, including
construction managers and contractors. Upon completion of the Project,
employment opportunities, including parking attendants, security personnel,
ground keeping, an on-site manager, restaurant management, and food industry
workers, will be available on the site. Although the commercial activity on the site
is not extensive, the Project meets this standard for review.
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2. The provision of measures and facilities to promote a highly functioning,
safe, inter-connected, multi-modal circulation system, supporting easy
access to. and effective use of the transit system on a pedestrian scale.
The proposed development is approximately a quarter mile from the proposed rail
station. The Applicant is providing features that promote multi-modal circulation in
the area. The Applicant proposes a new bikeshare station, on-site bicycle
parking, enhanced and widened sidewalks, sharrows along the entire length of
Sheridan Street, and a new driveway connecting Sheridan and Cedar Streets that
is publicly-accessible. The new driveway can provide a shorter or more direct
route to the rail station for residents along Cedar Street and the mauka areas of
the Ala Moana neighborhood. The Project can be further improved with a refined
bicycle parking plan with short-term bicycle parking near the commercial
entrances and the bikeshare station located along Sheridan Street, or in the
location recommended by Bike Share Hawah. These Project elements will
promote multi-modal circulation.

3. The provision of usable, safe, and highly accessible public accommodations,
gathering spaces, pedestrian ways, bicycle facilities, and parks. The
Applicant is proposing to designate large areas to open space that meet the
definition in the LUC or meet the recommendations in the TOD Plan along
Sheridan and Cedar Streets. As previously stated, the outdoor open and arcade
spaces along Sheridan Street frontage are very linear and follow along the building
face, with portions being designated for outdoor dining. Most of these spaces
appear to be highly accessible, but the open space area near the northern
driveway along Sheridan Street appears to be an oddly-shaped space that may not
be highly accessible to the public. The Applicant should be prepared to refine the
design of the proposed open space to allow for easily accessible, usable, and safe
open spaces during the Special District Permit. The Application will also provide
benches, landscaping, and water features within the proposed open space areas
along Sheridan Street. In addition, the recreation deck on Level 6 of the tower will
become a highly utilized gathering space for the residents of the building.

The Applicant proposes to provide a 390-square-foot community room facing
Cedar Street. The community room should have large windows to allow for
visibility in and out of the room.

The Project could be further improved if wayfinding signage is incorporated into
the Project design as previously discussed, such signage will increase safety,
usability, and accessibility of the regional places of interest.

The Applicant has designed the Project to provide publicly-accessible open
spaces and accommodations for pedestrians and people on bicycles. Therefore,
if the proposed conditions of approval are implemented, the proposal will meet
this standard for review.
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4. An appropriate mix of housing and unit types, particularly affordable andlor
rental housing; with qualifying affordable housing being located on the
proiect site or within at least one-half-mile of the same identified transit
station as the proiect site. “Affordable housing” means housing which is
affordable to households earning up to120 percent of the annual median
income (AMI) for Cahu. The proposed mixed-use project will provide 164
residential condominium units ranging from one-, two-, and three-bedroom
dwelling units for sale. These units will range in size from 659 square feet to
1,528 square feet (not including lanais). Six-unit floor plans are provided on
Exhibits B-9 through B-14. The three-bedroom units are highly desirable in the
area because they are not commonly found in the neighborhood.

The Applicant provided two affordable housing options and would like the freedom
to provide one or the other. Option One is to develop 33 on-site affordable
housing units, which is 20 percent of the total residential units. Option Two is to
contribute $500,000 toward a monetary fund dedicated to the construction of
affordable housing. Option One is the only acceptable option, because it would
immediately meet the City’s affordable housing goals. Option Two is
unacceptable, because the proposed in-lieu fee is not at all comparable to directly
providing 33 affordable units on site. The DPP highly recommends Option One
be required as a condition of approval.

The Applicant proposes that the affordable units remain affordable for 30 years,
which is the recommended period of time in the City’s Draft Affordable Housing
Strategy Plan, dated September 8, 2015. These units will be available for sale,
with 50 percent being provided at 100 percent AMI and 50 percent being provided
at 120 percent AMI. The Applicant proposes to locate these units on Levels 7
through 10. The DPP recommends that the Applicant also adjust the
maintenance fees to reduce any financial hardship on the owners of the affordable
units. If Option One is implemented, this Project will meet this standard for
review.

5. General consistency with the Ala Moana Neighborhood TOD Plan, Draft
Final Plan, dated April 2016. According to the TOD Division, the Project is
generally compliant with the TOD Plan and City policies, with a few exceptions.
The proposal is consistent with the height, density, and design recommendations
of the TOD Plan, but the number of on-site parking spaces. Therefore, to be
consistent with the TOD Plan, the Applicant should be required to reduce the
number of off-street parking provided on the site to 251 spaces, as previously
discussed.

F. Guidelines for Review and Approval of the Conceptual Plan: In accordance with LUO
Section 21-9.100-5(h), prior to the approval of a conceptual plan for an IPD-T Project, the
City Council must find that the Project concept, as a unified plan, is in the general interest
of the public. The Applicant presented several categories of community benefits some of
which are and some of which are not primarily beneficial to the general public. The
following sections will analyze the Applicant’s proposed community benefits.
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Community Benefits: Of the proposed public benefits offered, the following may
be considered benefits in the general interest of the public:

a. Allowing the private driveway to be accessible to pedestrians, bicyclists,
and motorists, including utility vehicles, is a community benefit. The
publicly-accessible private driveway allows pedestrians and bicyclists a
shorter and more direct route to the proposed rail station. It also
eliminates vehicles, including garbage trucks, from backing out of the
Cedar Street cul-de-sac. As previously stated, a mechanism, such as
restrictive covenant or easement, should be implemented to allow the
private driveway to remain accessible to the public for the life of the
structure and to require the Applicant to maintain the driveway. The
proposed private driveway is a valuable community benefit for the
neighborhood.

b. The 33 affordable on-site housing units are for sale, with 50 percent being
provided at 100 percent Area Median Income (AMI) or below and 50
percent being between 100 percent and 120 percent AMI is considered a
community benefit. The need for affordable housing is well-documented.
Providing 33 affordable one-, two-, and three-bedroom units will provide
relief to the high cost of housing in the Ala Moana neighborhood.

c. A new bikeshare station for 10 bicycle spaces located in a visible and
convenient location and painted sharrows along both directions of
Sheridan Street are community benefits because the bikeshare stalls and
sharrows will encourage multi-modal access to the site. However, as
previously stated, it is recommended that the bikeshare station be
relocated along Sheridan Street.

d. A new community room that will be available to the community on a
first-come, first-served basis and for no fee is a community benefit
because it provides an indoor gathering space to residents of the
neighborhood. It can be an ideal space to conduct educational or training
classes, or even throw birthday parties. Also, as previously stated, it
would be an even greater benefit if it is located in a visible with transparent
windows along Cedar Street.

2. Non-Community Benefits: Of the Applicant’s proposed community benefits, the
following are critical components of the Project, but are not considered community
benefits because they would normally be required as a condition of a
development of this scale:

a. Wide sidewalks, new street trees, landscaping along Sheridan and Cedar
Streets, benches and outdoor dining are not considered community
benefits. These features provide for good site design and would have
been provided for in any other project of this size. Further, widening the
sidewalk would have been required to adequately accommodate the
anticipated increase in pedestrian traffic. Street trees and landscaping
would also be required for this type of development. Outdoor dining is not
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considered to be a benefit to the community because it will serve the
patrons of the restaurant. Further, the outdoor dining area may only be
available during the operating hours of the restaurants.

b. Alignment of the new private driveway with the existing curb cut across
Sheridan Street is not considered a community benefit as it would have
been required for any project with this design. Any traffic improvements
that only mitigate the direct impact of the development cannot be
considered community benefits in that all developments are required to
ensure that the level of traffic and pedestrian maneuverability in the
immediate area are not diminished upon completion of the Project.
Therefore, only those traffic improvements that increase the level of
service beyond what is required can be considered community benefits.

The requested Project boundaries and requested flexibility with respect to development
standards and use regulations are consistent with the objectives of TOD and the
provisions enumerated in Section 21-9.100-4. Also, the requested flexibility with respect
to development standards and use regulations is commensurate with the public amenities
and community benefits proposed.

We have addressed each of the standards for review and each of the pr_oposed
community benefits individually to det&mine the best ways for the Project to meet the
goals and objectives of the TOD. Accordingly, if the Applicant complies with the
recommended conditions of approval, then the requested flexibility in the unified Project
concept is commensurate with the community benefits proposed. Therefore, the DPP
recommends approval of the conceptual Project plan, subject to conditions of approval.

IV. CONCLUSIONS OF LAW

Based on the foregoing Findings, the Director has made the following conclusions:

A. The Project concept, as a unified plan, will not adversely affect adjoining uses, and is in
the general interest of the public;

B. The requested Project boundaries and requested flexibility with respect to development
standards are consistent with the objectives of TOD and the provisions enumerated in
Section 21-9.100-4; and

C. Upon implementation of the conditions of approval, the requested flexibility with respect
to development standards and use regulations is commensurate with the public amenities
and community benefits proposed.
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V. RECOMMENDATIONS

Based on the Analysis and Conclusions, the Director of the Department of Planning and
Permitting (DPP) hereby recommends the Interim Planned Development—Transit application for
Hawaii City Plaza Condominium Development be APPROVED, subject to the following
conditions:

A. The maximum permitted floor area ratio (FAR) for the Hawaii City Plaza Condominium
Development shall be 5.0, or 197,600 square feet.

B. The maximum height of the Project shall be 250 feet.

C. No more than 251 off-street parking stalls shall be provided on the site.

D. The Project may encroach into the street and yard setbacks and exceed the maximum
building area as shown on the approved conceptual plans and drawings attached hereto
as Exhibits B-2 through F-4.

E. Rooftop structures shall conform to Land Use Ordinance (LUO) Section 21-4.60(c). The
plans shall be revised to show all proposed rooftop elements comply with this section.

F. The Application shall provide 20 percent of all units or 33 dwelling units, whichever is
greater, as affordable housing units. The units for sale, with 50 percent being provided at
100 percent Area Median Income (AMI) and 50 percent being provided between 100
percent and 120 percent AMI, and shall remain affordable for a minimum of 30 years from
the time the Certificate of Occupancy (CO) is issued.

G. Landscaping shall not be required in the five-foot front yard, provided site landscaping is
installed pursuant to an approved landscape plan.

H. The Applicant shall provide a safe, well-lit, paved pedestrian, bicyclist, and vehicular
pathway along the private driveway.

Any dewatering and soil removal and disposal shall be conducted in accordance with the
Department of Health guidelines.

J. Prior to issuance of the CO, the Applicant shall provide safety measures around the
building and garage, such as security service and a camera surveillance system that can
produce a readable image of the vehicle’s license plate and identifiable facial images to
aid in the investigation of criminal activities that may occur on the site. The Applicant
shall submit photos to the Land Use Permit Division (LUPD) as proof of installation.

K. An archaeological inventory survey shall be completed and submitted to the Department
of Land and Natural Resources — State Historic Preservation Division (SHPD) for review
and approval.

L. In the event that subsurface historic resources, including human skeletal remains,
structural remains, cultural deposits, artifacts, sand deposits, or sink holes are identified
during the demolition and/or construction activities, all work shall cease in the immediate
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vicinity of the find. The Applicant shall protect the find from additional disturbance and
contact the SHPD immediately. Without any limitation to any other condition found
herein, if any burials or archaeological or historic sites are discovered during the course
of construction of the Project, all construction activity in the vicinity of the discovery shall
stop until the issuance of an archaeological clearance from the SHPD that mitigation
measures have been implemented to its satisfaction.

M. Prior to approval of a building permit for demolition of existing structures, the Applicant
shall provide the following:

A timeline or phasing plan of the anticipated dates to obtain major building
permit(s) for demolition/construction work, including the projected date of
occupancy, shall be prepared by the applicant in a format acceptable to the DPP.
The time line should identify when the Construction Management Plan (CMP), the
Traffic Management Plan (TMP), updates and/or validation to the findings of the
initial Traffic Impact Analysis Report (TIAR) dated February 9,2016 and off-site
roadway work will be submitted for review and approval in relation to when
approvals for construction plans, building and occupancy permits will be
necessary. Typically, the CMP should be submitted for review and approval prior
to the issuance of demolition/building permits for major construction work. The
TMP or subsequent updates should be submitted and approved prior to the
issuance of the (temporary) CO. A post TIAR, including supplemental studies or
subsequent updates, should be submitted and approved approximately one year
after the (temporary) CO. A new TIAR may be required if there is a significant
change to the scope or timing of the major work items contained in the initial
report.

2. The CMP shall identify the type, frequency and routing of heavy trucks, and
construction related vehicles. Every effort shall be made to minimize impacts
from these vehicles and related construction activities. The CMP should identify
and limit vehicular activity related to construction to periods outside of the peak
periods of traffic, utilizing alternate routes for heavy trucks, provisions for either
on-site or off-site staging areas for construction related workers and vehicles to
limit the use of on-street parking around the Project site and other mitigation
measures related to traffic and potential neighborhood impacts. Preliminary or
conceptual traffic control plans should also be included in the CMP. The
Applicant shall document the condition of roadways prior to the start of
construction activities and provide remedial measures, as necessary, such as
restriping, road resurfacing and/or reconstruction if the condition of the roadways
has deteriorated as a result of the related construction activities.

3. A TMP shall include Traffic Demand Management (TDM) strategies to minimize
the amount of vehicular trips for daily activities by residents and employees. TDM
strategies could include carpooling and ride sharing programs, transit, bicycle and
pedestrian incentives and other similar TDM measures. A pedestrian and bicycle
circulation plan should also be included to provide accessibility and connectivity to
and along the surrounding public sidewalks and at street intersections, as it
relates to complete streets initiatives. A post TMP will be required approximately
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one year after the issuance of the certificate of occupancy to validate the relative
effectiveness of the various TDM strategies identified in the initial report.

N. A post TIAR will be required approximately one year after the issuance of the CO to
validate the traffic projections, distribution and assignment contained in the initial TIAR. If
additional traffic mitigation measures or modifications are necessary to support related
traffic impacts directly attributable to this development, the Applicant will be required to
implement these measures. If the findings of the post TIAR is inconclusive, a follow-up
study may be required within a year of this post study, as necessary.

0. Construction plans for all work within or affecting public streets should be submitted for
review and approval. Traffic control plans during construction should also be submitted
for review and approval, as required. Vehicular access points shall be constructed as
standard City dropped driveways. Adequate vehicular sight distance shall be provided
and maintained at all driveways to pedestrians and other vehicles. Driveway grades shall
not exceed 5 percent (5 percent) for a minimum distance of 25 feet from the back of the
designated pedestrian walkway. The road cross-section along the frontage of the project
on Sheridan Street shall remain consistent with the rest of the street. Entry gates and
ticket dispensers should be recessed as far into the driveway as necessary to avoid any
queuing onto public streets. All loading and parking areas shall be designed such that
vehicles enter and exit, front first.

P. Prior to the issuance of a building permit for the superstructure or building shell, the
Applicant shall submit all construction plans and drawings to the DPP’s Civil Engineering
and Wastewater Branch for review and approval for compliance with drainage, grading,
and sewer line requirements and recommendations.

Q. Prior to submittal of a building permit application, the Applicant shall:

1. Complete an agreement with Bikeshare Hawaii to design, implement, fund,
construct, and maintain a bikeshare station at the site, and shall fund the required
equipment for the bike share station.

2. Submit revised plans showing:

a. The new driveway apron on Sheridan Street closest to Rycroft Street that
does not abut the existing catch basin and is relocated at least two feet
away from the basin;

b. The transparent windows along the community room frontage; and

c. The revised podium walls showing architectural features and designs to
provide visual relief along the sides of the podium that face the rear and
side yards and Cedar Street. There shall be no continuous blank walls
along the expanse of Levels 1 through 5.

3. Submit revised landscape plans for review and approval by the DPP’s Land Use
Permits Division (LUPD) to show the new street trees along Sheridan Street that
provide shade.
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4. Submit a revised parking plan for review and approval by the DPP’s LUPD to:

a. Identify the new off-street parking count;

b. Allow for all vehicles to enter and exit the loading stalls in a front-facing
manner; and

c. Show entry gates and ticket dispensers that are recessed into the
driveway as far as necessary to avoid any queuing onto public streets.

5. Submit a bicycle parking plan for review and approval by the DPP’s LUPD to:

a. Identify the new location of the bicycle stalls on ground level and Levels 2
through 5;

b. Identify the short- and long-term parking spaces; and

c. Identify the new location of the bikeshare station.

6. Submit a draft declaration of restrictive covenant that ensures use of the private
driveway will be maintained 24 hours of the day, 7 days of the week for the life of
the structure, for review and approval by the Director of the DPP. Upon approval
of the draft document, an executed restrictive covenant shall be submitted to the
DPP’s LUPD.

7. Submit civil drawings to the Honolulu Fire Department (HFD) for their review and
approval.

R. The Applicant shall conduct and implement the recommendations of the wind study.

S. The Applicant shall design and submit a wayfinding sign plan for review and approval of
the Director of the DPP, and then install the approved wayfinding signage prior to the
issuance of a Co.

T. The Applicant shall be responsible for the coordination with applicable public agencies
and compliance with applicable regulations for the construction of the proposed Project.

U. The Applicant shall be responsible for the maintenance of all constructed improvements
not otherwise accepted by the City/State for maintenance.

V. Approval of this Interim Planned Development-Transit Permit does not constitute
compliance with other Land Use Ordinance or governmental agencies’ requirements,
including building permit approval. They are subject to separate review and approval.
The Applicant shall be responsible for ensuring that the final plans for the Project
approved under this permit comply with all applicable Land Use Ordinance and other
governmental provisions and requirements.

W. The Project shall receive a development permit for the proposed development within five
years of the date of this permit. Failure to obtain a development permit within this period

27



shall render this permit null and void, provided that this period may be extended as
follows:

The Director of the DPP may extend this period if the Applicant demonstrates good
cause, but the period shall not be extended beyond one year from the initial deadline
without the approval of the City Council, which may grant or deny the approval in its
complete discretion. If the Applicant has demonstrated good cause for the extension, the
Director shall prepare and submit to the Council a report on the proposed extension,
which shall include the Director’s findings and recommendations thereon. The Council
may approve the proposed extension or an extension for a shorter or longer period, or
deny the proposed extension, by adoption of a committee report or resolution. If the
Council fails to take final action on the proposed extension within the first to occur of:

1. 60 days after receipt of the Qirector’s report; or

2. The Applicant’s then-existing deadline for obtaining a building permit, the
extension shall be deemed to be denied.

X. Construction shall be in general conformity with the plans on file with the DPP. Any
change in the size or nature of the Project which significantly alters the proposed
development shall require a new application. Any change which does not significantly
alter the proposed Project shall be considered a minor modification and, therefore,
permitted under this resolution, upon review and approval of the Director of the DPP.

Dated at Honolulu, HawaN, this 18th day of October, 2016.

Department of Planning and Permitting
City and County of Honolulu
State of Hawaii

By_____
Arthur D. Challacombe
Acting Director

Attachments
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SHERIDAN STREET
Sheridan Street runs parallel to M~m’Et1

Keeaumoku Street, and offers a
convenient mauka-makal connection
for pedestrians and bicyclists. It mainly
serves the Sheridan neighborhood, and
connects King Street with Kapiolani
Boulevard. Various auto shops and small
businesses are located along this street.
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CITY COUNCIL
4~J1j. CITYANDCOUNTYOFHONOLULU N

HONOLULU, HAWAII 0.

RESOLUTION

APPROVING A CONCEPTUAL PLAN FOR AN INTERIM PLANNED
DEVELOPMENT-TRANSIT PROJECT FOR THE DEVELOPMENT OF THE HAWAII
CITY PLAZA CONDOMINIUM DEVELOPMENT PROJECT.

WHEREAS, on July 5, 2016, the Department of Planning and Permitting (DPP)
accepted the application of Hawaii City Plaza Condominium Development project (File
No. 2016/SDD-40), herein referred to as the “Applicant”), for an Interim Planned
Development-Transit (IPD-T) Permit to redevelop approximately 39,520 square feet of
land with a mixed use residential and commercial project in the Ala Moana
neighborhood (the “Project”), and identified as Tax Map Keys: 2-3-14: 2, 4, and 11, as
shown on Exhibit A-i. The Project will include the demolition of single- and two-story
warehouse structures and the development of a 2504oot-high mixed use tower with 164
multi-family dwelling units (33 units are affordable), roof gardens, community room,
ground floor eating and drinking establishments, outdoor dining areas, parking podium,
209 bicycle parking spaces, publicly-accessible ground-level improvements, and various
right-of-way improvements. The Project site is in the A-2 Medium-Density Apartment
and BMX-3 Community Business Mixed Use Districts and is within a quarter mile of the
future transit station in the Ala Moana neighborhood (Exhibits B-2 through F-4); and

WHEREAS, on September 1, 2016, the DPP held a Public Hearing which was
attended by the Applicant, its representatives and Agent, and approximately 22
members of the public, of whom three provided testimony; and

WHEREAS, on October 18, 2016, the DPP, having duly considered all evidence
and reports of said Public Hearing and the review guidelines established in Sections
21-2.110-2 and 21-9.100-5 of the Land Use Ordinance (LUO), completed its report and
transmitted its findings and recommendation of approval to the Council; and

WHEREAS, the conceptual plan for the Project is set forth in the exhibits
attached hereto as Exhibits B-2 through F-4, and is further described in the findings and
recommendation of approval, all of which are incorporated herein by this reference; and

WHEREAS, the City Council, having received the findings and recommendation
of the DPP on ________________________, having duly considered the matter, desires
to approve the conceptual plan for the Project, subject to the conditions enumerated
below; now, therefore,

DPPSDD4O.R1 6
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CITY COUNCIL
CITY AND COUNTY OF HONOLULU N

HONOLULU, HAWAII 0.

RESOLUTION

BE IT RESOLVED by the Council of the City and County of Honolulu that the
conceptual plan for the IPD—Transit Project is approved under the following conditions:

A. The maximum permitted floor area ratio (FAR) for the Hawaii City Plaza
Condominium Development shall be 5.0 or 197,600 square feet.

B. The maximum height of the Project shall be 250 feet.

C. No more than 251 off-street parking stalls shall be provided on the site.

D. The Project may encroach into the street and yard setbacks and exceed the
maximum building area as shown on the approved conceptual plans and
drawings attached hereto as Exhibits B-2 through F-4.

E. Rooftop structures shall conform to Land Use Ordinance (LUO) Section
21-4.60(c). The plans shall be revised to show all proposed rooftop elements
comply with this section.

F. The Application shall provide 20 percent of all units or 33 dwelling units,
whichever is greater, as affordable housing units. The units for sale, with 50
percent being provided at 100 percent Area Median Income (AMI) and 50
percent being provided between 100 percent and 120 percent AMI, and shall
remain affordable for a minimum of 30 years from the time the Certificate of
Occupancy (CO) is issued.

G. Landscaping shall not be required in the five4oot front yard, provided site
landscaping is installed pursuant to an approved landscape plan.

H. The Applicant shall provide a safe, well-lit, paved pedestrian, bicyclist, and
vehicular pathway along the private driveway.

Any dewatering and soil removal and disposal shall be conducted in accordance
with the Department of Health guidelines.

J. Prior to issuance of the CO, the Applicant shall provide safety measures around
the building and garage, such as security service and a camera surveillance
system that can produce a readable image of the vehicle’s license plate and
identifiable facial images to aid in the investigation of criminal activities that may
occur on the site. The Applicant shall submit photos to the Land Use Permit
Division (LUPD) as proof of installation.
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CITY COUNCIL
CITY AND COUNTY OF HONOLULU No

HONOLULU, HAWAII

RESOLUTION

K. An archaeological inventory survey shall be Completed and submitted to the
Department of Land and Natural Resources — State Historic Preservation
Division (SHPD) for review and approval.

L. In the event that subsurface historic resources, including human skeletal
remains, structural remains, cultural deposits, artifacts, sand deposits, or sink
holes are identified during the demolition and/or construction activities, all work
shall cease in the immediate vicinity of the find. The Applicant shall protect the
find from additional disturbance and contact the SHPD immediately. Without any
limitation to any other condition found herein, if any burials or archaeological or
historic sites are discovered during the course of construction of the Project, all
construction activity in the vicinity of the discovery shall stop until the issuance of
an archaeological clearance from the SHPD that mitigation measures have been
implemented to its satisfaction.

M. Prior to approval of a building permit for demolition of existing structures, the
Applicant shall provide the following:

1. A timeline or phasing plan of the anticipated dates to obtain major building
permit(s) for demolition/construction work, including the projected date of
occupancy, shall be prepared by the applicant in a format acceptable to
the DPP. The time line should identify when the Construction
Management Plan (CMP), the Traffic Management Plan (TMP), updates
and/or validation to the findings of the initial Traffic Impact Analysis Report
(TIAR) dated February 9, 2016 and off-site roadway work will be submitted
for review and approval in relation to when approvals for construction
plans, building and occupancy permits will be necessary. Typically, the
CMP should be submitted for review and approval prior to the issuance of
demolition/building permits for major construction work. The TMP or
subsequent updates should be submitted and approved prior to the
issuance of the (temporary) Certificate of Occupancy. A post TIAR,
including supplemental studies or subsequent updates, should be
submitted and approved approximately one year after the (temporary) CO.
A new TIAR may be required if there is a significant change to the scope
or timing of the major work items contained in the initial report.

2. The CMP shall identify the type, frequency and routing of heavy trucks,
and construction related vehicles. Every effort shall be made to minimize
impacts from these vehicles and related construction activities. The CMP
should identify and limit vehicular activity related to construction to periods
outside of the peak periods of traffic, utilizing alternate routes for heavy

3



CITY COUNCIL
CITY AND COUNTY OF HONOLULU No

HONOLULU, HAWAII

RESOLUTION

trucks, provisions for either on-site or off-site staging areas for
construction related workers and vehicles to limit the use of on-street
parking around the Project site and other mitigation measures related to
traffic and potential neighborhood impacts. Preliminary or conceptual
traffic control plans should also be included in the CMP. The Applicant
shall document the condition of roadways prior to the start of construction
activities and provide remedial measures, as necessary, such as
restriping, road resurfacing and/or reconstruction if the condition of the
roadways has deteriorated as a result of the related construction activities.

3. A TMP shall include Traffic Demand Management (TDM) strategies to
minimize the amount of vehicular trips for daily activities by residents and
employees. TDM strategies could include carpooling and ride sharing
programs, transit, bicycle and pedestrian incentives and other similar TDM
measures. A pedestrian and bicycle circulation plan should also be
included to provide accessibility and connectivity to and along the
surrounding public sidewalks and at street intersections, as it relates to
complete streets initiatives. A post TMP will be required approximately
one year after the issuance of the CO to validate the relative effectiveness
of the various TDM strategies identified in the initial report.

N. A post TIAR will be required approximately one year after the issuance of the CO
to validate the traffic projections, distribution and assignment contained in the
initial TIAR. If additional traffic mitigation measures or modifications are
necessary to support related traffic impacts directly attributable to this
development, the Applicant will be required to implement these measures. If the
findings of the post TIAR is inconclusive, a follow-up study may be required
within a year of this post study, as necessary.

0. Construction plans for all work within or affecting public streets should be
submitted for review and approval. Traffic control plans during construction
should also be submitted for review and approval, as required. Vehicular access
points shall be constructed as standard City dropped driveways. Adequate
vehicular sight distance shall be provided and maintained at all driveways to
pedestrians and other vehicles. Driveway grades shall not exceed 5 percent
(5 percent) for a minimum distance of 25 feet from the back of the designated
pedestrian walkway. The road cross-section along the frontage of the project on
Sheridan Street shall remain consistent with the rest of the street. Entry gates
and ticket dispensers should be recessed as far into the driveway as necessary
to avoid any queuing onto public streets. All loading and parking areas shall be
designed such that vehicles enter and exit, front first.
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CITY COUNCIL
‘j~J• CITY AND COUNTY OF HONOLULU No

HONOLULU, HAWAII

RESOLUTION

P. Prior to the issuance of a building permit for the superstructure or building shell,
the Applicant shall submit all construction plans and drawings to the DPP’s Civil
Engineering and Wastewater Branch for review and approval for compliance with
drainage, grading, and sewer line requirements and recommendations.

Q. Prior to submittal of a building permit application, the Applicant shall:

1. Complete an agreement with Bikeshare Hawaii to design, implement,
fund, construct, and maintain a bikeshare station at the site, and shall fund
the required equipment for the bike share station.

2. Submit revised plans showing:

a. The new driveway apron on Sheridan Street closest to Rycroft
Street that does not abut the existing catch basin and is relocated
at least two feet away from the basin;

b. The transparent windows along the community room frontage; and

c. The revised podium walls showing architectural features and
designs to provide visual relief along the sides of the podium that
face the rear and side yards and Cedar Street. There shall be no
continuous blank walls along the expanse of Levels 1 through 5.

3. Submit revised landscape plans for review and approval by the DPP’s
Land Use Permits Division (LUPD) to show the new street trees along
Sheridan Street that provide shade.

4. Submit a revised parking plan for review and approval by the DPP’s LUPD
to:

a. Identify the new off-street parking count;

b. Allow for all vehicles to enter and exit the loading stalls in a front
facing manner; and

c. Show entry gates and ticket dispensers that are recessed into the
driveway as far as necessary to avoid any queuing onto public
streets.
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CITY COUNCIL
CITY AND COUNTY OF HONOLULU No

HONOLULU, HAWAII

RESOLUTION

5. Submit a bicycle parking plan for review and approval by the DPP’s LUPD
to:

a. Identify the new location of the bicycle stalls on ground level and
Levels 2 through 5;

b. Identify the short- and long-term parking spaces; and

c. Identify the new location of the bikeshare station.

6. Submit a draft declaration of restrictive Covenant that ensures use of the
private driveway will be maintained 24 hours of the day, 7 days of the
week for the life of the structure, for review and approval by the Director of
the DPP. Upon approval of the draft document, an executed restrictive
covenant shall be submitted to the DPP’s LUPD.

7. Submit civil drawings to the Honolulu Fire Department (HFD) for their
review and approval.

R. The Applicant shall conduct and implement the recommendations of the wind
study.

S. The Applicant shall design and submit a wayfinding sign plan for review and
approval of the Director of the DPP, and then install the approved wayfinding
signage prior to the issuance of a Co.

T. The Applicant shall be responsible for the coordination with applicable public
agencies and compliance with applicable regulations for the construction of the
proposed Project.

U. The Applicant shall be responsible for the maintenance of all constructed
improvements not otherwise accepted by the City/State for maintenance.

V. Approval of this Interim Planned Development-Transit Permit does not constitute
compliance with other Land Use Ordinance or governmental agencies’
requirements, including building permit approval. They are subject to separate
review and approval. The Applicant shall be responsible for ensuring that the
final plans for the Project approved under this permit comply with all applicable
Land Use Ordinance and other governmental provisions and requirements.
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CITY COUNCIL
CITY AND COUNTY OF HONOLULU No

HONOLULU, HAWAII

RESOLUTION

W. The Project shall receive a development permit for the proposed development
within five years of the date of this permit. Failure to obtain a development permit
within this period shall render this permit null and void, provided that this period
may be extended as follows:

The Director of the DPP may extend this period if the Applicant demonstrates
good cause, but the period shall not be extended beyond one year from the initial
deadline without the approval of the City Council, which may grant or deny the
approval in its complete discretion. If the Applicant has demonstrated good
cause for the extension, the Director shall prepare and submit to the Council a
report on the proposed extension, which shall include the Director’s findings and
recommendations thereon. The Council may approve the proposed extension or
an extension for a shorter or longer period, or deny the proposed extension, by
adoption of a committee report or resolution. If the Council fails to take final
action on the proposed extension within the first to occur of:

1. 60 days after receipt of the Director’s report; or

2. The Applicant’s then-existing deadline for obtaining a building permit, the
extension shall be deemed to be denied.

X. Construction shall be in general conformity with the plans on file with the DPP.
Any change in the size or nature of the Project which significantly alters the
proposed development shall require a new application. Any change which does
not significantly alter the proposed Project shall be considered a minor
modification and, therefore, permitted under this resolution, upon review and
approval of the Director of the DPP.

BE IT FURTHER RESOLVED that the Council finds as follows With respect to the
conceptual plan for the Project, as conditioned herein:

A. The Project concept, as a unified plan, Will not adversely affect adjoining uses,
and is in the general interest of the public;

B. The requested Project boundaries and requested flexibility with respect to
development standards are consistent with the objectives of Transit-Oriented
Development and the provisions enumerated in Section 21-9.100-4; and

C. Upon implementation of the conditions of approval, the requested flexibility with
respect to development standards and use regulations is commensurate With the
public amenities and community benefits proposed.
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CITY COUNCIL
•~LLW21 CITY AND COUNTY OF HONOLULU No

HONOLULU! HAWAII

RESOLUTION

BE IT FINALLY RESOLVED by the Council of the City and County of Honolulu
that the Clerk be and is directed to transmit copies of this resolution to Arthur D.
Challacombe, Acting Director, of the Department of Planning and Permitting, 650 South
King Street, 7th Floor, Honolulu, Hawaii 96813; Hawaii City Plaza LP, 1585 Kapiolani
Boulevard, Suite 1215, Honolulu, Hawaii 96814; and FSC Architects (James G.
Freeman), 31 Merchant Street, Suite 208, Honolulu, HawaU, 96813.

INTRODUCED BY:

DATE OF INTRODUCTION: ____________

Honolulu, Hawaii Councilmembers
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SHERIDAN STREET
Sheridan Street runs parallel to
Keeaumoku Street, and offers a
convenient mauka-makai connection
for pedestrians and bicyclists. It mainly
serves the Sheridan neighborhood, and
connects King Street with Kapiolani
Boulevard. Various auto shops and small
businesses are located along this street.

RECOMMENDED MODIFICATIONS INCLUDE:
• Sharrow striping for better motorist

awareness of bicycle traffic
• Sidewalk enhancements
• Street trees for shade
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IDSCAPE NOTES:
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7 TOWER -
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IS. GROUND LEVELUTILITY ENTRY
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